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June 14, 2021

David C. Grow, Chairman

Oneida County Industrial Development Agency
584 Phoenix Drive

Rome, New York 13441

Re:  Woodhaven Ventures, LLC
Payment-in-Lieu-of-Taxes Request for Redevelopment of Woodhaven Park, Rome

Dear Chairman Grow:

Thank you again to you and the members of the Oneida County IDA for your time at the
meeting conducted on May 21, 2021. It was a productive and clarifying conversation for our
team and we thank the IDA for the resolution for inducement of the Woodhaven Park
redevelopment project. However, in subsequent discussions with IDA staff and counsel since
the meeting, areas requiring further clarification have been identified. While the issues do not
appear to rise to the level necessary to amend the resolution or re-notice the public hearing, they
are relevant to the extent that a letter of clarification from Woodhaven Ventures, LLC
(Applicant) is necessary.

First, we wish to confirm that the Applicant seeks a fifteen (15) year, fixed PILOT
(“Master PILOT”) for purposes of measuring the length of the exemption for the Applicant. The
exemption for each individual homeowner will be ten (10) years (“Mini PILOTs”) and
necessarily be reduced from the exemption for the Applicant each time a lot is transferred to the
subsequent owner. In theory, the maximum period for a Master PILOT to be in place is twenty-
five (25) years — 15 years to realize the Applicant’s benefits and then 10 additional years for the
last purchaser to realize full benefit. However, the Applicant wishes to be explicit in this letter
that the length of exemption for its benefit will not exceed the 15 provided in the inducement
resolution. At the time of the May meeting, it had not yet been determined between counsel the
mechanism by which the extension of PILOT benefits to individual homeowners would be
accomplished, namely either through a Master PILOT of 25 years or whether the same process
could be achieved with a 15-year Master PILOT. Regardless of the mechanism selected by legal
counsel for the Board and the Applicant, the financial inducement measured by the years of
exemption remains the same. To reflect this, | have attached the amended schedule of the 15-
year exemption period for the Board’s review.

Second, we have worked with IDA staff and counsel to develop the Mini PILOTSs for the
three housing types reviewed with the Board during the May meeting. In order for the Applicant
to meet the market constraints and provide the needed housing, a fixed PILOT schedule is
required within each of the Mini PILOTSs. In recognizing that both the Master and Mini PILOT
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structures are based on current market conditions and residential housing assumptions
concerning sell-out periods and timely infrastructure investments, the Applicant will, as
discussed in the May meeting, commit to providing the Board a Woodhaven housing update each
year for the first 5 years of the inducement to track the development against the assumptions over
time. Our team values a productive and collaborative relationship with the IDA and looks
forward to making its presentation at the next five February IDA meetings.

Finally, I have attached to this letter a confidential exhibit which includes Woodhaven’s
market analysis of the housing needs which support the making of this application to the Board
and the subsequent inducement resolution.

We appreciate the time and attention the Board has provided our team during the PILOT
application process. Please let me know if | can answer any questions or concerns.

Sincerely,

. Elizabeth Coreno

MEC/
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WOODHAVEN PARK
CITY OF ROME, NY
RESIDENTIAL HOUSING MARKET ANALYSIS
Updated through May 21, 2021

ROME MARKET ANALYSIS: As part of its RFEI issued in November of 2018, the City of
Rome, in conjunction with MV EDGE and other partners, included a residential housing market
analysis which demonstrated significant need. Woodhaven Ventures, LLC was the successful
RFEI respondent and relied heavily on the data and analysis presented by the City in its request.

EMPLOYMENT SNAPSHOT:

The business expansion and jobs growth at Griffiss Business & Technology Park and in Marcy
has created housing needs for over 1,000 jobs to be created in Oneida County in the next five
years. As demonstrated by the City of Rome’s RFEI issued in 2018, the market studies of the
region between 2013 and 2017 indicated that 90% of the housing stock was built prior to 1970
and there is a dearth of modern housing options. Moreover, the starting salary for the employees
at both Griffiss and Marcy is expected to average at $99,000 per year ($106,502 per COLA
through 2020). Taken together, the market currently indicates that a starting salaried employee
at either Griffiss or Rome would spend approximately $2,650 on housing each month (30% of
gross income).

MARKET FINDINGS (2013-2017*): ECONOMIC GAME CHANGERS FOR GRIFFISS,
ROME, AND THE MOHAWK VALLEY.

CYBER SECURITY -

r

0% of existing housing built prior 1o 1870 - indicating limited supply
jof madern housing cholces |

For full market studies, Qo 100 www.

$99,000 PER YEAR
Is the wey 1h ed av Jerage s3 @r, fSTFM wrd«w- A m:hr'1 m ‘|p

prue 510 na\ fic, and
Toch Park — fewaer than
rrently Ive in Rome ai M workars
erage annual salary in the region. #|

30% of Griffiss e
currently eam 1.5

ata collectad from recent studes and community engageenent efiorts

NYS DOT Average Daily Traffic

BUILDING 240 SITE

Aot
- Pak \
3 -

\ Air City Lofts

Apartments

- Woodhaven Site




- 7;' — i
=== Construction, Inc.

Hangar Road Office with
100 jobs by 2022

hIR CITY LOFTS b
1st floor commercial

56,000 SF leased by 2022

Nearly 6,000 current
employees and growing,
many with long commutes

" ORGILL

Waorldwide Distribugion & Retuil Services

225 jobs by 2022

HOUSING STOCK

Rames
L % SUNY POLYTECHNIC
A 7 INSTITUTE

o
NUAIR

CREE =

614 jobs by 2028

Griffiss Business & Technology Park

Cree (Semi-Conductor federal spending)
Orgill

AFRL
SUNY Poly

The City of Rome has nearly no availability or diversity of housing options for the more than
1,000 employees who will resettle in Oneida County in the coming year. Rather than locate near
their work, they will select more available and updated housing options in Syracuse or Utica and
then drive each day to and from the Rome locations. There is no question that the housing
choices are increasingly being made based upon travel time. The best example of this is the
speed at which Air City Lofts apartments at Griffiss have leased to 100% in less than six months
and the growing wait list six months prior to Phase 11 opening. Availability of single-family
homes attractive to the talent moving in is scarce. Our multi-phase approach will bring different
types of single-family homes to market as demand grows, with availability as early 2022 when

the market needs it most.

2 bedroom/2 bath 1262 SF
$1885 per month

3 bedroom/2 bath 1458 SF
$2115 per month

Phase 1A — Fully leased

- Phase 1B — Fully leased

100% of total Project capacity
leased in 6 months

Phase 2 — 72 additional units to be
available in late 2021



CURRENT RESIDENTIAL MARKET

The average time a home is currently on the market in Rome is 1.3 months and the inventory to
purchase is at an all-time low. As identified by the Coldwell Banker Faith Properties Report in
March of 2021, Rome residential home sales are up 7.7% year over year and the single-family
home price has risen 14%. With the surge in employment known to be occurring in Rome over
the next 12 to 60 months, there is significant pressure to provide market-commensurate housing
options as a for-sale product to induce long-term residency in the City of Rome.

- Average Listing Time: 1.3 Months

- Inventory at an all-time low

- 280 homes sold in the City of
Rome (T 7.7% year over year)

- Single family home prices in the
City of Rome 1 14%

- Surge of talent relocating to
market in next 5 years

Source: Coldwell Banker Faith Properties March 2021 Marker Updare
8

WOODHAVEN SITE

The Woodhaven Park site is a previously developed housing neighborhood formerly used as
military housing for the US Air Force and was obtained by the City through a tax sale. The
buildings have all been demolished but the roads and much of the infrastructure remains in place.
The redevelopment of the site represents several unique aspects for the City and for any
redevelopment:

(1) The site is located within the City limits and adjacent to other residential neighborhoods
which ensures its walkability to amenities and the school which it borders on its east side.

(2) The site is located on the existing municipal sewer and water systems, as well as utility
providers. It has an existing network of roads and sidewalks which are intended to be
reutilized by the Applicant. The redevelopment demonstrates an adaptive reuse of an
abandoned site which does not implicate additional natural resource impact or the
extension of suburban sprawl. The municipal services such a fire/femergency response
and school bus routes will remain the same and do not indicate an increase in service
area. As a result, the Woodhaven site is a net-neutral from a fiscal and environmental
impact perspective and is unlikely to be replicated within the City by any other
development.



(3) The infrastructure expenditure to update the existing systems is significant, even with the
adaptive reuse. The City and the Applicant have explored a variety of mechanisms to
bring those costs within the redevelopment cost potential. The higher the cost of
redevelopment, the more expensive the home is to the end purchaser. Given the site’s
unique location and the existing Rome residential market, the window for home purchase
cost is narrow.

(4) Adding to the affordable considerations for the site is the high municipal tax rate in the
City of Rome, as well as the school taxes for the districts implicated. As demonstrated on
the layout below, without the assistance of the IDA, the monthly mortgage payment on a
housing-commensurate single-family residence coupled with the tax burden who price
the homes beyond what would be considered affordable.

3 Bdr/2.5 Ba/2car | With Without Difference
Incentives Incentives

$354,500 $386,400 $31,900
N/A N/A

1458 SF
Conventional $2,090 $3,184 $1,094
Loan/Monthly
FHA $2,310 $3,470 $1,160
Loan/Monthly
Property Taxes  $59,960 $177,561 $117,001
agg. 10/yr




Master PILOT

(Subject to Annual Sales Reconciliation)

Annual Escalator

Purchase Price Land

1.015

S 390,000.00

Purchase Price Land/Lot

S 1,560.00

Master PILOT Yr.

PILOT Exemption

PILOT Obligation Pct. (%)

Tax Rate With 1.5%

Full Taxes on Land (Based on

Annual PILOT Without Credit for Lots

Annual Escaltor 250 Lots) Sold
1 80% 20% S 63.50 | S 24,765.00 | S 4,953.00
2 80% 20% S 64.45 | S 25,136.48 | S 5,027.30
3 80% 20% S 65.42 | S 25,513.52 | S 5,102.70
4 80% 20% S 66.40 | S 25,896.22 | S 5,179.24
5 80% 20% S 67.40 | S 26,284.67 | S 5,256.93
6 60% 40% S 68.41 | S 26,678.94 | S 10,671.58
7 60% 40% S 69.43 | S 27,079.12 | S 10,831.65
8 60% 40% S 70.48 | S 27,485.31 | S 10,994.12
9 60% 40% S 7153 | S 27,897.59 | S 11,159.04
10 60% 40% S 7261 |S 28,316.05 | S 11,326.42
11 40% 60% S 73.69 | S 28,740.79 | S 17,244.48
12 40% 60% S 74.80 | S 29,171.91 | S 17,503.14
13 40% 60% S 75.92 | S 29,609.48 | S 17,765.69
14 40% 60% S 77.06 | S 30,053.63 | S 18,032.18
15 40% 60% S 7822 | S 30,504.43 | S 18,302.66
Total Yrs. 1-15 S 413,133.14 S 169,350.13

Total PILOT Benefit

S 243,783.02




City 3 20.20
County S 10.04
School S 33.26
Total S 63.50

Woodhaven Ventures LLC

Homeowner PILOT Structure

Phase 1-4 Ave. Size Lot (SF) 4,200 Phase 5: 5,200 Ave. Size Lot (SF) 4,200 phase 5: 5,200 Ave. Size Lot (SF) 3,950
2 Bdr/2Bath/2 Car Garage 3 Bdr./2.5 Bath/2 Car Garage 2 Bdr./2 Bath/1 Car Garage
Residential PILOT 1400 SF Residential PILOT 1600SF Residential PILOT 1280SF Duplex
Sales Price (With Incentives): $ 315,000.00 Sales Price (With Incentives) S 354,500.00 Sales Price (With Incentives) S 289,000.00
Current Eq. Rate: 66.09% Eq. Rate: 66.09% Eq. Rate: 66.09%
Adjusted Eq. Rate for PILOT: 33.045% Adjusted Eq. Rate for PILOT: 33.045% Adjusted Eq. Rate for PILOT: 33.045%
Tax Rate Est. S 63.50 Tax Rate Est. S 63.50 Tax Rate Est. S 63.50
Assessment Base (PILOT): S 104,091.75 Assessment Base (PILOT): S 117,144.53 Assessment Base (PILOT): S 95,500.05
Assessment Based on Eq. Rate: S 208,183.50 Assessment Based on Eq. Rate: S 234,289.05 Assessment Based on Eq. Rate: S 191,000.10
[s 104,091.75 [ $ 208,183.50 | [s 117,144.53 [ $ 234,289.05 | [s 95,500.05 [ $ 191,000.10 |
PILOT Yr. 485 (i) PILOT Escalator Annual PILOT 100% Property Tax 100% Property Tax 100% Property Tax
(Based on Eq.) PILOT Yr. 485 (i) PILOT Escalator Annual PILOT (Based on Eq.) PILOT Yr. 485 (i) PILOT Escalator Annual PILOT (Based on Eq.)
1 50% 1.02 3,371.01 | $ 11,339.34 1 50% 1.02 (S 3,793.73 | $ 12,761.26 1 50% 1.02 [ $ 3,092.77 | $ 10,403.39
2 55% 1.02 3,708.11 | $ 11,566.13 2 55% 1.02 (S 4,173.10 [ $ 13,016.48 2 55% 1.02 [ $ 3,402.05 | $ 10,611.46
3 60% 1.02 4,045.21 | S 11,797.45 3 60% 1.02[$ 4,552.47 | S 13,276.81 3 60% 1.02 [ $ 3,711.32 | $ 10,823.69
4 65% 1.02 4,38231( S 12,033.40 4 65% 1.02[$ 4,931.84 [ S 13,542.35 4 65% 1.02 [ $ 4,020.60 | $ 11,040.16
5 70% 1.02 4,719.42 | S 12,274.07 5 70% 1.02[$ 5311.22 | $ 13,813.19 5 70% 1.02 [ $ 4,329.88 | $ 11,260.97
6 75% 1.02 5,056.52 | $ 12,519.55 6 75% 1.02[$ 5,690.59 | $ 14,089.46 6 75% 1.02 [ $ 4,639.15 | $ 11,486.19
7 80% 1.02 5,393.62 | $ 12,769.94 7 80% 1.02[$ 6,069.96 | S 14,371.25 7 80% 1.02 [ $ 4,94843 | $ 11,715.91
8 85% 1.02 5,730.72 | $ 13,025.34 8 85% 1.02[$ 6,449.33 | $ 14,658.67 8 85% 1.02 [ $ 525771 | $ 11,950.23
9 90% 1.02 6,067.82 | S 13,285.84 9 90% 1.02 (S 6,828.71 | $ 14,951.85 9 90% 1.02 [ $ 5,566.98 | $ 12,189.23
10 95% 1.02 6,404.92 | $ 13,551.56 10 95% 1.02[$ 7,208.08 | S 15,250.88 10 95% 1.02 [ S 5,876.26 | S 12,433.02
Total Over 10 Yrs. S 48,879.66 S 124,162.60 Total Over 10 Yrs. S 55,009.02 $ 139,732.19 Total Over 10 Yrs. S 44,845.15 $ 113,914.26
Average/Yr. S 4,887.97 $ 12,416.26 Average/Yr. S 5,500.90 S 13,973.22 Average/Yr. S 4,48452 S 11,391.43
Average/Mth. S 40733 $ 1,034.69 Average/Mth. S 45841 $ 1,164.43 Average/Mth. S 373.71 $ 949.29
Est. No. of Units Total PILOT Total 100% RPT Est. No. of Units Total PILOT Total 100% RPT Est. No. of Units Total PILOT Total 100% RPT | Total PILOT | Total 100% RPT |
Single Family PILOT 109 S 5,327,883.40 S 13,533,723.08 Single Family PILOT 109 $ 5,995,983.06 $ 15,230,808.99 Duplex 32 S 1,435,044.87 S 3,645,256.18 | S 12,758,911.33 | S 32,409,788.25 |
S 8,205,839.68 S 9,234,825.93 S 2,210,211.31 S 19,650,876.92

Difference Over 10 Yrs.

Difference Over 10 Yrs.

Difference Over 10 Yrs.

Difference Over 10 Yrs.
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